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With almost no cpoosition the cities of the United States, through
our unscientific system of real sstate taxation, subsidize the very
hecusing atrocltles and oppressive rents which the Federal Government
and local civic groups seek to correct. Few memhers of these civic
grouns seem 8ven to suspect what is actually going ome Can we not
arouse them to intelligent action?

In providing the public révenues of any city, the less we tax
land the less is theressure on ownsers to sell or use the land for
housingrojects. The less we tax buildings, on the other hand, the
greater inducement there is to erect new homes or improve old ones.
Obviously, a rational system of roal estats taxation will reverse the
first trend and strengthen the second. By raising more revenue from
the land and less from buildings, two essentials of low-cost housing
will be achieved: land will bsccme cheaper to buy and develop, and
homes will become chenxer to own or rent. '

Part of the confusion on this subject in the minds of law-
makers and home owners arises from the unfortunate legalistic use of
the term "real estate" as meanineg either vacant land alone or land
and buildings combined. The lawyers having united in one term two
entities as dissimilar as o0il and water, tax-makers traditionally
follow suit,

Why labor products that happen to be fastened to the land

* should be taxed at a high rate, while moveable nproducts are texed
at a low rate or not at all, no one has satisfactorily explained,

I am not urging, of course, the taxation of movesble products. Per-
sonal property -- as such products are generally called ~-- has been
found to be so unreliable and inequitable a source of public revenue
that the personal property tax in most states is either a farce or a
corpse. Taxes on homes, however, continue to be exacted, not from
any social or economic neco)81ty, but because homes are anchored to
the land and are-lsgally classified as a part of real estate. Thus
we perpetuate the penalizing of home owners and temants for their
thrift and energy. While dcing so wo present to land owners rents
or speculative profits which they are able to collect because of
holding title to nortions of the esrth's suface which they never cre-
ated, and whose value is maintained by the expenditures and services
of government.

Without further argumenf, may I not assume that intelligent
advocates of public hnu51na realize the desirability of untaxing build-
ings and of paying the costs of municipal government largely from the
land rents which such government znd the mere presence of population
create? The practical question then bocomes, how can this rational
system of taxation bs adopted with the greatest benefit and least
hardship to all concernsd? Various proposals have been made of which
the brief time assigned to me permits the mention of only the plan
already partially carried out in Pittsburgh.

This co~ calléd'"ﬂraied tex" plan involves, in gradual install-
ments over a period of years, tho shift of taxes off of buildings and
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omto the land., City taxes in Pittshurgh are now assessed on buildings
at only ‘one-half the rate which applies to t gxes on the land, The
1933 rate in Pittsburgh (exclusive of Board of Education and Counmty
taxes, to which the "graded" plan does not apply) wes $2.06 on land
and $1.03 on buildings respectively, on each $100 of assessed velue-
tions The present Mayor of Pittsburgh in his campaign for election
last fall advocated legislation to extend this plan by gradual steps
until buildings are freed up to 80 or 90 per cent from taxation.

Such g drastic change in local revenus systems will be slow

. of adoption and very leisurely in its attack on our fundamental prob-
lem, Meanwhile, there seems justification for securing, if we can,
some special consideration from state and local taxing bodies for
public tousing projects. An ingenius provision in the "municipal
housing authorities" bill now before the New York Legislature, stip-
ulates thats "The propertv of an authority shall be exempt from all
local and municipal taxs=. 4&n authority shall pay to the city a sum
fixed annually by the citv, Such sum shall not exceed in any year

- the sum last levied as an an:aual tax upon the property of the authority
- prior to the time of its acquisition by the authority."

Personally, while I should not oppose this provision of the
bill, I believe it would be more sound and more just if it gave the
municipality the option of either charging the tax just mentioned or
the current lgnd tax in any future year, whichever might be greatsr.

Another possibility is to allow an exemption of, say, $3,000
on each family unit, in assessing new housing for taxetion; &nd to
continue to assess at full value the land on which such housing is
built. Such a plan was adopted, with a ten~year limitation of tax
exemption, in New York during the hcousing shortage after the war,
and is believed to have been partly resnonsible for the tremendous
building activity which followed.

Advocates of public housing as an emergsncy measure, of whom
I have become one, are gensrally in favor of some form of tax exemp~-
tion or tax limitation on the projscts of public authorities or lim-
ited dividend housing corporatioms, But if we really want to stim-
ulate construction and to do our best to solve the housing problem,
why should we not favor similar exemptions for all husing -- thus
treating private and public enterprise alika, and epplying our stim=
ulant to the entire community?

Pittsburgh's new Mayor, W. N, McNair, tells of one of his
negro constituents, who shortly after paying a fine for chicken steal-
ing, had heard the Mayor expound the inequity of taxing real estate
improvements, "You moean," said the Negro, "that when I robbed a chicke
en coop I was fined once for it and set free, but if I huild a coop
and raise my own chickens the tax assossor will fine me by taxing the
chicken coop every year?" Which seems to demonstrato that even a
chicken fancier may be made to recognize sn economic inconsistency,
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In conclusion, I am optimistic enough to predict an age
of roason when tusing reformers and lefislators willsee the un-
wisdom of fining home=owmers for building chicken coops == or
oven capitalists for building tomes}

- e -

COLEMAN WOODBURY
Secretary, Illinois State Housing Commission

This afternoon I wrote down some notes on what I was going
to say this evening, but we have heard so much talk and the hour
is so late, the most of my talk is going to consist of reading
the major headings of the speech propers

My subject was '"Unwise land Policies: How they meke hous-
ing more difficult," or words to that general effect. In the
first place I was going to point out that encouraging, knowingly
or unknowingly, active spasculation in land made housing more
difficult. I was going to talk a bit about what I call over-
zoning, which has been alluded to here by other speakers, over-
zoning either in the sense of giving too much land in the city
to high income use or allowing an over intense development of |
the residential property. I think that a very strong case can
be made for that common error in land nolicies, acting as a peg
on which exorbitantly high land values are hung, or, to change
the figure, as one of the props that land owners use to justify i
in their own minds, in some cases the minds of others, land §
values that have no relation to the probable use of the land. ‘

The second thing that I wanted to talk about what a hit- £
and-miss disposal of property, of land that comes to municipali- ;
ties or govarnmental units; the hit-and-miss policy of disnosing
of that land at the earliest opvortunity has taken from Amsrican
cities one of the most useful clubs which they might have at
thepresent time against too Yigh land values. I wanted to point |
out under that,not only that this point has some historical '
interest, some comparative interest between American cities and
German and Scandinavian cities, but that we are facing at the
present time in this country and in the immediate future a sit-
uation when that policy can be reversed, I think, to good effects,

I wanted to sugpmest, following that, that many citles
in this country are going to have large amounts of tax-delinquent
land divert to them in the near future if it has not already
done so. The treatment of that land whether it is to be dis-
posed of at bargain prices, or some attempt is to be made to
consolidate it inmto useable sites, I think is a genuine questlon
of land policy.

T wanted to suggest slso that public Ywusing authorities
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be permitted to accurmlate surpluses from their earnings over a pe-
riod of years, and that they pe specifically allowed to invest that,
when -it seemed wise to them, in land. In that way they will be able
to take advantage of the real estate markst, and in ten or fifteen
years from now perhaps be in a much stronger position to obtain units
of land at reasonable prices than they are at the present time.

In the third place I wanted to point out that our unwise land
policies in themst have wasted literally millions cof dollars. If
that needs any substantiation I would suggest that you try estimating
for a large city, such as Chicago or Detroit, the amount of savings
of that community that has been wasted in wild-cat subdivisions, in
our special assessment bonds, and in real estate bonds, all of them
tied directly to it, and sncouraged in some ways by the official
land policies in those cormunities, in some cases by the lack of
land policies in those communities, in the pest, I only wish that
we had at the present time at the disposal of the Federal Housing
Division a tenth of the wealth of this country that was squandered
between 1920 and 1930 as the result of land policies, and we couldn't
ask the President or Congress for a billion dollars or any other
meager sum of moneys '

Finally I want to suggest that one of the weakening effects
on the financial conditions of American municipalities has been their
lack of land policies. I wanted to suggest to follow thet, Mr,
Phillip Cornik's study in New York, in which he has shown a correla-
tion between the amount of subdivisiom that has been carried on in
various cities and the amount of tax delinguency in those sarms

‘cities. He suggests that possibly one of the reasons Amdrican cities
arse in the sorry financial plight they are today is that waste of

land resulting from land policies in the past,that has been reflect-
ed not only in the savings of the community, in the condition of its
banks and what not, but actually in the financial status of the muni-
cipal government. That is not the only reason, of course, but I
suggest that it is one important one.

That is the major part of the talke I think that I have cut
ten minutes to three or four minutes. I tope so. But then I was
going to indulge in the luxury of saying some things that didn't
have to do with my topic.

Tt seems to me that at the present time there are certain
questions ~- I don't know whether you want to dignify them by sug-
gesting that they be the subject of policies or not -- involving
the use of land for housing that ought to be very carefully con-
gidered. I don't know the answers to all of them, but I do think
it may be of some service to this conferonce to suggest those ques-
tions ag clearly as I cane.

We are a conference today of an organization that believes
in and is dedicated to propaganda, if you wish, in the legitimate
sense of that word, and education in tousing matters, and yet the
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difficulty of the Iand nssembly problem for low cost housing is in
direct relation to the amount of publicity that is given to hous-
ing at a given time. To show you what I mean, ac long as the pub-
licity is used to interest civic groups, to bring in people who
should be concerned in public matters who heretofore hava been deaf
to them, well and good, but the minute you begin to suggest sites
or possible areas before the acquisition of those areas, you are
running a big chance of increasing your land cost enormously., I
have had plenty of evidence in my office in the last two or three
weeks of that situation in Chicago where we have not had an enorme-
ous amount of publicity given to housing. I think we ars all anx-
ious for education in housing matters. We are all anxious to see
as little of the money that is spent for housing as is poSsible

go for land, and T. sugsest to you in your individual communities
that that is a matter worthy of your attention. It may seem small,
but it may make the difference bhetween g fairly successful start
and a digmal failurse inx your initial attempt at low cost housing.

The second thing that I want to sugrest as an immediate land
policy is the treatment in large fousing schemes of commercial land.
In developments in the past, developmsnts that are as diverse as,
sey, Nichols' commercial devalopment in Kansas City and the English
garden cities, very good results have come from a policy of secur-
ing income from commercisl land developed. in conjunction with houaz-
ing lots or housing districts. Of course, in the cass of the English
garden cities that inmcome from commercially used lard ig passed on
eventually to the inhabitants of the *“own or the district, in the
form of reduced cost for their wusing. It seoms a ressonable, a
possible way of reducing rentals. At the same timo there are very
considerable hazards in them, and I know of several large develop-
ments started before the deprossion which have found that during
the depression their income from stores had dropped much more
repidly than the income from thsir housing units. So that there
is always a very considerable hazard there. Tt is very obviously
a question that can't be answered in the abstract or in gensral
terms, but I wish again merely to suggest it for your consideration.

The third thing that I wanted to bring forward is the ques-
tion of when to condemn. I think that practically everyone in this
room would agree that condemmation will have to be used at sometime
in the acquisition of sites for low costfhousing. iightosn months
ago or a year ago I would have agreed without any question that the
proposition of condemnation should have been held in reserve and
used only as a last resort; in fact, in our bill in Illinois we
agreed to an amendment which allowed condemnation to be used only
after 50 per cent of the land was under voluntary option. Since
then I have had soms misgivings on that policy. The argument on
the other side ig this, thet if when tte eres is docided upon con-
demation suits can be started against owners of that land, you
shut out the possibility of fake sales and fake mortgages to estab-
lish higher prices for the proporty. Of course, you run the risk
of being called high-handed mnd dictatorial and un-American and all
that sort of thing. The psychology of it is going to be bad, it is
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going to bo easy for your opponents to make you look bad for the *time
being, but I do not think that it is an issue in which the weight is
not 211 on one side by any manner of meanse.

Finally I want to suggest that in the acquisition of land we
are at the present time in many American cities at a very crucial
pointe. There is a general feeling I think throughout the country
that there will be some business up=-turn in the spring. I think that
in most American cities we are facing a potential housing shortage,
and in Chicago I can testify from rethor careful inquiries in the last
few weeks that the real estate market is decidedly firmer than it was
six months ago. Now if we wait another few months -- I don't think
it will have to be more than four or five months =-- to acquire land
in some of these cities we are going to pay much more than if we get
started right away. I don't know how true that is in your own towns.
T am very convinced it is true in mine. - I am glad to have seen the
 evidence given in this conference and in Mr, Kohn's talk on the pos-
sibilities of prompt action on the projects that have been talked and
studied for so longs '

Well, my saving of time hasn't moterialized I see, but I do’
think thet these last questions that I have suggested to you, while
I do not want to dignify them by suggest ing that they are matters of
profound policy, are practical problems which every city in this coun-
try is going to face if it is not already facing thems

- 40 an O m . -

DR, WERNZR HEGEMANN
Lecturer, New School for Social Research
Former Editor of Stadtbau

It seems to me that one nossibility hes not been mentioned to-
day. Mrs, Roosevelt sald tiat finally the rehousing will have to be
done by private enterprise or by some other enterprise than cities,
and another speaker said this evening that we will sooner or later
come to the point where bonds will nave to be issued. My suggestion
would be thist Why not issue bonds right away? In other words, the
Government is now giving a hundred million dollars, and there is 2
danger that this tndred million dollars will be put into construc= -
tione. My suggestion would be not to use if for construction, but to
use it as o Government guarantee for igsuing immediately, say, five
hundred million dollars worth of bonds. These bonds could be se-
cured by the housing s cheme it self and they could have the addition=
al guarantee of the Government by this one hundred million dollars.

You know that since the war there has come into existence in
the United States a mortgage debt of thirty-five billion dollars, 60
per cent of which is in difficulties, and eight billion of which is
entirely lost. It seems to me that that shows there is a strong de-=
sire in this country for a safe and sane investment, and there could
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not be a better investment than a well-designed -housing scheme for
low grade housing, especially if you give the people gardens. The
longer the depression lasts the more they will have to have gardens
because they can make a little living from the gardens. With the
additional Government guarantee of a hundred million dollars, I
think there would be quite a large number of people who would be
interested in these bonds.

I should like to express my delipght at sesing Mr. Benjamin
Marsh here. It was Mr. Marsh who started me exactly twenty-seven
years ago, as he said, by his housing exhibition in New York on an
entirely new career in life. took his idea to. Burope and we have
had one housing exhibition after another, the father of which is
Hr. Benjamin Marsh.

He said something this evening which surprised me very much.
He spoke of the two billion dollar revoliving fund. It seems to me
that that is a very important idea. You have reard over and over
again that the United States has lived from one bhoom to another.,
First you had the cansls, then you hed the railroads, then you had
electricity, then the radio, and then the sutomobiles, and now, at
present ;there is no more booms thersforey the depression.

Up to the present time you have néver done the slightest bit
of Yousing for one-third of your population . You should start to
build for this one=third of your population for which you have never
built. Instead you sent the mney to Europe and we did the building
for our peoples. You know there is no city without a slum; and in
thirty years every house that is modern now will not be modern. If
you begin this revolving fund of Mr. Benjamin Marsh's, you will never
have a depression again; you will continuously heve a new boom and
new houses. I hope I will see thems I have not yet seen them. Every
five or ten years for mors than thirty years I have been coming to
meotings like this, and nothing has come of them, but I hope that this
time something will come of it.

EDWARD F, McGRADY
Second Assistant Secretary, Department of Labor and
Agsistant Administrator for Labor
National Recovery Administration.

I regret exceodingly that I have not had the opportunity of
spending more time with you today, but this just happens to be one
of t wse tremendously busy days for those who are engaged in this re-
construction program that we are trying to go through with in this
country. I am sure I haven't beon missed, becauss I understand that
Mr, Turner Battle has bsen here representing the Secretary of labor,
and I see a very large group of very intellizent labor leaders over -
there who are also interested in good housing and low-cost housing.
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In going around this country I have boen impressed with this
fact: There is a very definite need for low-cost housing, but there
has not been a sufficient demand on the part of those whobelieve in
low-cost housing to crystallize public sentiment. in favor of it. You
hear about it here and there and everywhere, but when it comes to do-
ing actusl work to bring this thing about, to male it a reality, there
doesn't seem to be any teamwork, and that is one of the reasons why
I was thrilled in coming here. X

This is my second apnearance here today. I was thrilled in
geeing this group here. It is the largest group that I have besn able
to attend in recent years that are striving for low cost housing, but
even this won't be.enough. You have got to go .out of this meeting
and create a large and vociferous national dasmend for lew-cost hous=-
ing. :

This morning I had to go over on the Hill, and T was at a con-
ference with, I think, three senators and maybs gight or nine members
of Congress who are on the Commitiee on Anproprictions. I told them

that I couldn't stay with them much longer bocause I was coming back

here to this meeting on low cost housing. That started a discussion
in that group, and tlhere wasn't a man there who wasn't afraid of the
proposition of the Government niding in any way in low-cost ‘housing.
They were all thinking in terms of increasod taxation. I suggested
thet they had better come down hore and sit in and listen to you
ladies and gontlemen and loarn somethinge But %hose gent lemen who
have the power im ths  Federal Government and t10sa people who have
+the nowor in the state governmenﬁs and in tho municipal governments
will liston to you and they will adopt adequato programs just as soon
as we can bring about this crystallization of the thoughts of the
people and put them into dsmand. Ones you get the people demending
in this country you will goat action, but you wor't get action, even
though there is a need for it, until you do organize demanders in
every state in this countrye
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REPORT OF THE
REZOTLUTIONS COMMITTEE

Presented by John Nclen
ViceeProsident, National Public Housing Conference

The following resolutioms received the unanimous aspproval
of the delegates to the Washington Conference on Public Housing,
held under the auspices of the National Public Housing Conference
at the Willerd Hotel, Washington, D.C., on Saturday, January 27th,
1934:

1. As an immediate and permsnent policy it is urged that
public wusing authoritiss be created in states having the neces-
gary enabling legislation, and that the passage of such legisletion
in other states, which are now without it, be secured.

2. In states where public authorities do not now exist or
cannot irmediately be legaslly created, it is urged that demonstra-
tions be started at once by the Public Works Emergency Housing Cor=-
poration as the most effective means of educating communities to
the possibilities of slum clearance and decent low-cost housing for
wage~egarners, and as an important aid to solution of the unemploy-
ment problem,

3, The Counference is on record as being in hearty sympathy
with President Roosevelt's statement to a specislly delsgated com=
mittee of the Conference, that the most effective step in the hous=
ing program for the immediate future is "to make the dirt fly" on
gound demonstrations,

4, It is the united conviction of the Conference that this
action will do more than anything else to insure the future of pub-
lic housing, and to secure increased appropriations from federal and
other governmental fundsy further, that if the meney alreasdy appro-
priated is wisely and speedily spent, additional appropriations
will certainly be forthcoming.

5. The members of the Conference pledge themselves vigor=
ously to initiate in our own communities such action as may be nec-
essary to achieve the objectives set forth above.

6¢ Finally, it is the sense of the Conference that every
political unit be urged to exercise such authority as it now has
to cause the vacating of dwellings illegally occupied; and further,
to cause the demolition of every dwelling not meeting the minimum
requirements get by law or by the authorities having the power to
so determine,
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